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Site Plan Review
8-98001G and 8.02014B
Clarksburg Town Center Phases I and II, Manor Homes
Approval of 58 multifamily dwelling units inclusive of 10 ~DU’s
Div. 59-D-3 of Montgomery County Zoning Ordinance

R~-2
In the vicinity of Clarksburg Square Road north ofthe Greenway Parkand
adj scent toOverlook Park Drive and Clarksburg Road south of the
Greenway Park
Master Plan
Buzzuto Homes
September 8, 20M
February 10, 2005

STAW RECO-NDATION: Approvalof 58 multifamily dwelling units inclusive of 10
MPDUS, with the following conditions:

1. Conformance to earlier conditions
All prior approvals, including tbeconditions of approval, unless expressly modified in
through this amendment, shall remaining full force and effect. TheDevelopment
Progmrn and Site Plan EnforcementAgreements shall be revised to include this
amendment.

2. Lighting
a. Provide a lighting distribution andphotometric plan with summary report and tabulations

to conform to ~SNA standards forresi dential/cornrnercial development.
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b. All light fixtures shallbe full cutoff fixtures.
c. Deflectors shall be installed ondl fixtures causing potential glare or excess illumination,

especially on the perimeter fixturesabutting the adjacent residential properties.
d. nlurnination levels shall not excwd 0.5 footcandes (fc) at any property line abutting

county roads or adjacent residential properties.

3. Forest Conservation
The applicant shall comply with the earlier conditions of approval from M-NCPPC-
Environmentd Planning in thememorandum,

4. Stormwater Management
The proposed development conforms to the earlier approvals for the Stonnwater
Management Concept approval and the Final Water Quality Approvals for Site Plans 8-
g8001G and 8-02014B.
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SITE PLAN ~~W lSS~S

I. Plan Review Comments

Staff has commented on the Manor Home applications to improve pedestian circulation,
foundation landscaping andscreening adjacentto each unit.

Apulicant’s Prouosal
The applicant has amended the plans tosatisfystaff comments.

Community Position
Staff has, received no direct comments from ci tjzens regarding this proposal. The applicant has
met with the citizens and they report the citizens were interested in architectural finishes and
extra off street parking for the building inPhase I.

Staff Analysis~osition
The appljcant has amended the plans to conform to staff comments regarding landscaping and
screening and lighting. Staff has not received any revisions regarding parking amendments to
date. The Planning Board does not typicallyreview architectural finishes; agajn staff has not
received any amendments to review.

II. Citizen concerns about Building Height for other buildings in Phase I and IL

Some of the new residents of Clarksburg Town Center have expressed concerns about theheight
of the four-story Bozzuto multifamily buildrrgs (one built and occupied and one unbuilt) and the
Craftstar four-story multifamily buildings(2 over 2) (unbuilt). These buildings, however, are not
included wjthin the scope of this application.The residents believe the height of those specific
buildings, as designed and construct (as applicable), do not comply with prior approvals and
have requested that the Board take certain action pursuant to its authority under the Zoning
Ordinance. Staff will soon schedule an item before the Board, pursuant to Zoning Ordinance
Section 59-D-3.6 @ai]ure to comply), io order to obtain a Planning Board determination on the
question of compliance.

Staff anticipates no testimony on the buildingheight issue with this Manor Home amendment.
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PROmCT DESCMPTION: SiteVicinity

The proposed lots ‘are within Clarksburg Town Center, a subdivision with a potential of 1,300
units as approved in Prelirrrirrary Plan # 1-95042. CTC is located east of MD Route 355 and
south of Clarksburg Road, and east of the Clarksburg Road intersection with 1-270. Clarksburg
Road, Snowden Mill Parkway (A-305), Strirrgtown Road and the historic district that
encompasses ~ Route 355,just beyondthe site to the east, define the bound~es of thesite.

The headwaiters of the Little Seneca StreamValley create the basis of the open spaces pmerved
internally. The M-NCPPC Greenway Trail will bisect the project and will connect to Little
Bennett Park to the north and to Clarksburg village and M-NCPPC Ovid H=en WellsPark
further to the southeast.

PROJECT DESCRIPTION: SiteDescription

The proposed units are within the neo-[raditional grid of Clarksburg Town Center and sites are
either defined by the adjacent buildings, streets and rough graded lots or ~ not Yet developed
and are still in mass graded condition. Thesubject propeflies front the following s~eers: Catawba
fill Drive, Clarksburg Square Road, Clarksburg Square Road, and Clarksburg Road.
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PROJECT DESCRIPTION Proposal

The proposal will enlarge the footprint andunit count of five multifamily buiJdings within Phase
One and Tow of Clarksburg Town Cen[ersubdi vision. The units were onginafly approved as 9-
unit, three story buildings in a ‘T’ footptint.The amendment is to create two-11 unit buildlrrgs
and three- 12 unit buildings, all three storiesin a square footprint of 5,260 s.f.

The building locations act ascornerstones to the blocks they edge, creating visible entrances or
gateways to different parts of the neighborhood- The building locations are the same location
they were placed in earlier approvals forPhase I and ~ site plans. At three stones, the buildings
are at the same scale as the adjacent townhomes and single-family detached houses. Enclosed
dumpsters with landscaping and wooden fences are provided adjacent to each manor home,

The units are designed to look like a single“manor home” and have one highly definable front
door, one rear door, and a patio or balconyfor several of the units. Depending on their location,
they have parking either within the lowerfloor or immediately adjacent in internal block parking
and adjacent street parking.

Landscaping provided for each unit includeswrap around foundation planting, flowering or

evergreen trees and shade trees on si[eandin the adjacent right-of-way, Lighting for each
building includes wall mounted lights overthe parking areas and adjacent to the doors. The
lighting fixtures include cut-off features, Streetlights are provided in the public streets, as
provided for in the earlier site plan approvals.

Parking is provided within garages, behindthe units in small parking lots or on the public streets.
The attached exhibits show the parking foreach building. Additionally, the Applicant has
prepared a study of available on-street parking spaces in the vicinity of each Manor Home. It
indicates adequate availability of on-streetparting.
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PROWCT DESC-ION: Prior Approvals

Proiect Plan

The Project Plan 9-94004 was approved on May 11, 1995. The opinion and staff report aremade
available to the Planning Board individually and are available to the public from staff filmwithin
Development Review.

Prelirnin arv Plan

The Preliminary Plan 1-95042 was approvedon September 28, 1995. The opinion and staff
report are made available to the Planning Board individually and are available to the pubhc from
staff files within Development Review.

Final Water Oualitv Plans and Site Plans

The Phase One Site Plan 8-98001 was approved on January 22, 1998 and the Phase Two Site
Plan 8-94012 was approved on May 9,2002. The site plan data table below updates each
approval in regards to the Manor Homesupdate. There are 13additional Manor Home unitsas
the buildings grow from 9 units each to 12units each. The total number of units within PhaseI
has increased by 3 and within Phase ~, by 10 units.
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ANALYSIS: Conformance to Development Standards W-2

PRO~CT DATA TABLE

Development Standard Required Proposed

Lot Area (at.): 30 ac. 120.17 ac PhaseI
77.61 ac PhaseH
270.16 ac Total~C
parcel

Unit Analysis
I Unit Types I Master~roiect I # Units with IOri~inal 1Approvals as

Ran~e- 11.300base I Apjrovals amended IPlan -
density Ph;se Whase II Phase ~

SFD 10-20% 130-260 75/153=228
TH 30-50% 390-650 2951202=491
MP 25-45% 325-585 396/132=528 +3 Phase I (399)

/+10 Phase~
(142)

TOTAL 766/487=1253 769 Phase 1+
497 Phme ~ =
1266 total

Min Green area outside of amenitvarea (total for site), ..–

Min. W/in Cornrnercial pofiion of site
Mn. w/in residential portionof the site

Building height:

Min. Residential Density

Min. Bldg Setbacks (ft.):
From One Family Zone

Commercial Bldgs.
Residential Bldgs.

From Any Street
Commercial bldgs
Residential bldg

Manor home setbacks toadj.Unit

15% ‘ da
50%(38.81 ac)

Phase 164.7% (77 ac)
Phase D 52.4%(40.68
ac)

4 stories 4 stories

30 dtiac 11 .9ddac
(1,300 dti109.17 ac)

100ft. tia( Phase~)
100ft. da

fla da Phase~
da 10 ft rein*
da 1oft.
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* The Planning Board reviewed this setbackduring the Project Plan review and found thatno
setback is necess~ per the approved MasterP]an.

Parking:
Earlier Site Plans – parkingas shown.
For Manor Homes - Sw Manor Home data sheet within this report.

The parking for the units will belocated on site and within the public streets consistent
with earlier site plan approvala

B022uT0 CMRKSBURG

WNOR HO~S TOW CEN=R

DLDN

OLD 1 #7 1241W sqfil 4360 s@ I 68S 19.(3 MPOU s)

NW

Notes
1, AN on-skeet pating available for PubNc pa~g, “ot to Manor Hmesresidenk Onw.
2. AN .OLW Manor Homes, except 9169.9 Impewious numben assumeda7% imPe%iOus for entire ,ite.
3. Old # spaces requi~d based on 2 bedroom pwun~uWbhmQcalt”lations.

. Rev. lRWDS - Bldg 1$
i
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MPDU CALCULATIONS:

Phase # Unifi approved WDUS required @ Provided (for future
12.5 Vo phases)

Phase I 769 97 55 (42)

Phase II 497 63 46 (17)

To&l 1266 160 101 (59)

The approved units indicate a 59 MPDU shortage from the previously approved site plans.
However not the all the units previously approved will be built due to subsequent site plan
amendments (both previously approved and currently under review by sta~. The current or
working unit plans with ~DU calculations are as follows:

Phase # Units approved MPDUS required @
with amendments - 12.5 Vo
past and (future)

Phase I 570 72
Phase 11 497 63
Phase 111 (126) (16)
Total 1193 150

7“a55(17)
56(6)
(38)
111 provided with

I I current site plans
(61 in future PhaseI I

I I Iamendments and
I future Phase ~)

I

There is a 13 ~DU shortage in the amendedWorhng unit calculations

With the approval earlier approval of thePhase ~ Site Plan, thePlanning Board approved a
phasing plan for the ~DUs to be madeup in the phase I revisions and future phase ~ ~~e

ulans. This site plan conforms to that approval strategy. In order to keep a balance of marketrate
;nits and requir~d MPDUS, the Applicant has removed the approved lotswithin Block ~ and
GG on the MPDU Phasing Plan of May2,2002 from consideration for building permits. men
the final section of Phase ~ retail andtheamended Phase I residential uses are reviewed bythe
Planning Board, the full measure of MPDUSwill be supplied to the project.

Recreation tabulations follow. The SitePlans are in conformance to thePlanning Board
Guidelines.
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Feb. 3, 2005

mCMATION FACILITIES WOwSmET
Clarksburg Tom Center

Phases lB1, 1B2, lB3& 2

DEMAND PO~TS PER POP~ATION CATEGORY
HOUsmG TYPE D1 D2 D3 D4 D4

S.F. ~ 200 28.0 38.0 46.0 254.0 26.0
Totiouses 418 71.1 92.0 75.2 539.2 37.6

Gardefiulti-Family 162 17.8 22.7 19.4 191.2 25.9

TOTAL DEmND 780 116.9 152.7 140.6 984.4 89.5

SUPPLY POINTS PER FACILITY
FACmITYD 1

Seating Areas (31)
Mult-Age PlaY (3)
Tot Lot (2)
Open Play II (2)
s~~ing Pool (1)
Wading POO] (1)

Cowunity Space (1)
Indoor Fitness (1)
Soccer Field (1)
Baseball Field (1)
Nature Trail
Nature Area
Bike System
Pedesti~

TOTALS

I

D2 D3 D4
31.0 31.0 46.5
27.0 33.0 9.0
18.0 4.0 0.0
12.0 18.0 24.0
7.4 35.9 30.8

20.1 8.8 0.0
13.4 26.3 45.1
0.0 17.5 15.0
2.0 15.0 20,0
2.0 15.0 20.0
6.7 17.5 22.5
0.0 8.8 15.0
6.7 17.5 22.5

13.4 35.0 22.5

D5
155.0
21.0

8.0
60.0

287.5
57.5

345.0
230.0

40.0
40.0

172.5
115.0
172.5
517.5

62.0
3.0
2.0
4.0

12.7
4.2

33:8
12.7
2.0
2.0

12.7
4.2
8.4

38.0

159.7 283.3 292.9 2,221.5 201.7
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FINDINGS: For Site Plan Review

1. The Sile Plan is consistent with an approved development plan or a project planfor the
optional method ojdevelopmeni if required.

The proposed development is consistent with the approved Project Plan in land use,
density, location, building heightand development guidelines.

2. The Site Plan meets all of the requirements of the zone in which il is located.

H amended in accordance with recommended conditions, the Site Plan meets dl of the
requirements of the W-2 zoneas demonstrated in the project Data Table above.

3. The location of the building and stncfures, the open spaces, Thelandscaping, recreation
facili~ies, and the pedestrian and vehicular circulation syslems are adequate, safe and
eficienr.

a. Buildings

The building locations conform to earlier site plan approvals with the Manor
Homes in their cornerstone locations within their blocks. At three stories, the
Manor Homes are consistent with the adjacent townhouse and single-ftily
development in scale andplacement.

b. Open Spaces

The plan maintains theproposed opens space locations within the subdivision at
large as proposed in earlierapprovals for Phase I and ~ (Greenway Trail andlocal
parks internal to the subdivision). The footprint has expanded for each building
(as noted in the Old andNew Manor Home Comparison chart) and but with no
significant impact on the

The storm water management concept for the amendment does not adversely
impact the water quality features of this drainage area. See DPS email ofJanuary
27, 2005, attached. The revision has a relatively similar impervious areaas the
original design of the associated water quality structure. No amendment to the
Final Water Quality Planhas been required for this minor amendment.

c. Landscaping and Lighting

The landscape plan fortheproposed manor homes provides attractive streetscape
shade trees, foundation plantings, screen planting for par~ng maa and
screetiuffer to adjacent homes. The addition of screening and landscaped areas
enhances the screening of the parking areas from adjacent streets.



The lighting plan includeswall-mounted lighting with cut ~ff feature for the
garage mounted lighting and residential styled lighting for the entry to eachfront
door. The streetlights conform to the street lights previously approved wi~ the
original Phase I and n siteplan.

d. Recreation

Recreation demand is satisfied as shown in the recreation calculations table
above. The proposed recreation facilities, include many local play areas, stream
valley trail system, pedestrian paths and sidewalks, sitting areas and pzk
dedication and other improvements.

e. Vehicular and Pedestrian Circulation

Access points to the site are to be provided consistent with the grid based
neotraditional street patternthat was approved with earlier site plans. On-street
parking for Building #3hasbeen expanded with parallel parking on both aides of
the internal drive adjacentto Clarksburg Road. The garage of Building #l 1 has
been reoriented to minimize views of the parking areas from the adjacent
greenway trail area.

4. Each struclure and use is compatible wi~h ozher uses and other Site Plans and with
existing and proposed adJ”acenldevelopment.

Each unit is compatible with theadjacent units: the three story structures are similar to
the adjscent two and three stoq buildings,

5. The Site Plan meels all applicable reguirernenls of Chapler 22A regarding foresl
conservation.

The Site Plan conforms to theearlierForest Conservation Plans as previously approved.

APPE~IX

A. DPS email of January 27, 2005
B. Previously A??roved Staff Reponsand the Planning Board Opinions are located within the

Staff file.

12



Witthans, Wynn
,,

From: Gee, Richard [Richard. Gee@montgome~countymd. gOV]

Sent: Thursday, Janua~ 27,20058:34 “AM

To: Witthans, Wynn

cc: jstrullic@cpja.tom; Jeff Seidleck

Subject: RE: CTC Manor Homes

Wynn,

Based on the information submitted 10 me by CPJA, Inc., the proposed site plan revision for the Manor Home
units should not adverselY impact the water q“alily features of thisdrainage area, The revision has a relatively
similar impervious Srea to the ofiginal design of water quality structure #10. All future impervious increaSeS
should be fo~arded to this offiCe for review. Thank :you again, Richard

Richud 1. Ce,e, CpEsc, CPSWQ

Senior Pemitting specialist

Montgome~ County

Department of Pemitting Semites

255 Rockville Pike

Rockville, Maryland 20850

richard. gee@montgo~e~coun t~d. gov

Dask 24 Q-777-6333

Fax 240-777-6339

-----Original Message -----
From: Witthans, Wynn [mailto:Wynn.witthans@ rnncppc-mc.or9]

sent: Tuesday, Janua~ 2S, 20053:14 PM
To: Gee, Richard
Subjeti ~C Manor Homes

Reminder!!!!!!! Can you give me call by Thursday the 27th letting me knowwhat
your office to allow the planning Board to review the Manor Home amendment?

is further required from
Thnaks Richard, Wynn

1/27/2005


